PLANNING AND ZONING COMMISSION
STAFF REPORT

August 4, 2016

CrTy OF BRYAN

Planning Variance case no. PV16-13 Gardner Family rlst

CASE DESCRIPTION: a 6.5-foot variance to the minimum 7.5-foot sideilding setback
generally required on properties zoned Resideblistrict — 5000 (RD-

5), to allow the proposed installation of an catporextend within 1 foot
from the west side property line

LOCATION: 3723 Ravenwood Drive, located approximately 90 femtheast of the
intersection of Knight Drive and Ravenwood Driveijrig Lot 2 in Block
22 of the Wheeler Ridge Subdivision — Phase 6

ZONING: Residential District — 5000 (RD-5)
EXISTING LAND USE: single-family residential
PROPERTY OWNER: Gardner Family Trust
STAFF CONTACT: Stephanie Doland, Staff Planner
SUMMARY RECOMMENDATION: Staff recommenddenying the requested variance.
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BACKGROUND:

The applicant/property owner, Jon Gardner on baifalie Gardner Family Trust, is requesting a @&-f
variance to the 7.5-foot side setback requirementte property located at 3723 Ravenwood Drive to
allow the proposed installation of a carport tteproposed to extend within 1 foot from the wedesi
property line on the subject property. The suboperty is located on the east of the interseatibn
Knight and Ravenwood Drives, is currently zonedit®agial District-5000 (RD-5), and has been such
since the City of Bryan adopted zoning regulation989.

The subject property is developed with a detaclmglesfamily home with 3 bedrooms that was built in
1986. Mr. Gardner wishes to install a 12-foot byf@at open carport which is proposed to be located
the west of the existing home on this property; @esv, this would cause the carport structure to
encroach 6.5 feet into the required 7.5-foot sitback.

Mr. Gardner prefers to place the proposed carparttsire so that the structure is in line with éxésting
driveway and so the structure provides shade toMémtern edge of the existing home. The applicant
states that the proposed location will provide hiith the best shade coverage for his home and will
reduce the energy costs associated with coolingxisting home.

Mr. Gardner is requesting a variance to allow aictidn of 6.5 feet to the 7.5-foot side setbackegally
required on lots in residential zoning districtsBryan (Section 62-161 of the City of Bryan Code of
Ordinances), to allow the placement of the progax®en carport within 1-foot of the west side prtype
line.
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EXCERPT FROM THE VARIANCE APPLICATION

Setback Variance Request

The following page should be completed ONLY for sethack variance requests.
Please describe the type of variance being requested:

The requested variance would parmit the installation of a metal carport on the west side of the property,
between the house and the wooden fence on the property line. This will encroach into the setback, out
to ~1' from the property line, inside the fence.

State how the granting of the variance will not be detrimental to the public health, safety or
welfare or materially injurious to properties in the area:

Physically, the variance affects only the property immediately adjacent o the west. Visually, the
proposed metal carport will be located =50 from the street, behind a 6' wooden privacy fence,

so it will not be aesthetically detrimental to the surrounding nelghborhood. As the carport will also
cover a small travel trailer, granting the variance will benefit the surrounding area by improving
the overall appearance of the property.

State how the granting of the variance will not be detrimental to the public health, safety or
welfare or materially injurious to properties directly abutting the subject property:

The closest structure on the adjacent property is =20 from the properly line, so ample physical space
exists to accommaodate the variance with no detrimental or injurious effects to the adjacent property.
The accupants of all eight of the surrounding properlies have been provided a copy of this variance
request, with the attached drawings, along with & form and a stamped envelope o offer them an easy
way to notify Development Services of their support of, or cpposition to, this request,

State how the hardships and difficulties imposed upon the owner are greater than the benefits to
be derived by the general public through compliance with the requirements of the ordinance:

The west side of the house is the only workable space for parking the small travel traller in a manner that
is less visible from the street, and the carport will further conceal the trailer to make the property more
attractive overall. The recent fornado removed all of the large shade trees on both of the properties,

and the carport will replace some of the lost shade that is sorely missed by the occupants and pets.

One result of the lost shade has been higher HVAC usage costs. The carport will shade ~30% of the
masonry wall on the west side of the house, as well as the A/C compressar/condenser. This will reduce
energy costs and extend the life of the HVAG system.
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ANALYSIS:

The Planning and Zoning Commission may authorizeasance from minimum building setback
standards stipulated in the Land and Site Develap®edinance. No variance shall be granted untess t
Planning and Zoning Commission finds that all & tbllowing criteria are met:

1. That the granting of the variance will not be da#ntal to the public health, safety or welfare, or
materially injurious to properties or improvemeimtshe area (an area encompassing approximately a
200-foot radius);

Approval of this variance request would reduce thaninimum building setback along the west
side property line on this property by nearly 100 percent, from 7.5 feet to 1 foot. The property
owner states in the application that the carport i21 feet in length and 12 feet in width. At the
most narrow point, the home is built 14.9 feet fronmthe western property line. Therefore the
proposed location of the carport structure would oty allow for approximately one foot between
the carport and the existing home, as well as, onlyne foot between the carport and the existing
fence.

The applicant states in the recent tornadoes destyed many large trees and reducing the
amount of shade on the subject property. The applant states that the proposed carport is for
the protection of a small travel trailer and to shae the western side of the home (to help with
cooling costs).

Staff contends that the granting of this variance Wl not promote the orderly growth and
development of properties in the general vicinityThe single-family home on the property has
covered car storage in the form of an attached twoar garage. No other properties on the same
block face as the subject property have carport strictures built in the setbacks. Granting this
variance would allow this one property owner a spdal privilege not commonly enjoyed by
other neighborhood properties.

2. That the granting of the variance will not be dagntal to the public health, safety or welfare, or
materially injurious to properties abutting the jgab property;

The City's Fire Marshal has repeatedly voiced conaas regarding the reduction of minimum
side building setbacks, saying that reducing sideuiiding setbacks increases the opportunity to
have an extension of fire from one house to the riexn this particular case, the narrow distance
between the existing fence/ single family home arttie proposed carport (less than 1-foot on
both sides), would also not allow safe passage fmergency personnel.

The home built to the west of the subject propertyis built approximately 20 feet from that
property’s side property line. If this variance request were approved, then in the event that the
adjacent property owner’'s desires to develop theiland up to the 7.5-foot building setback
required on that property there would even be lesthan adequate clearance for emergency
personnel or apparatus to access the rear and side§ either property. Therefore staff believes
that approval of the requested variance to allow th carport in the proposed location could
create an unsafe condition not only for the subjegbroperty but also for properties abutting the
subject property.

3. That the hardships and difficulties imposed upandtvner/applicant are greater than the benefits to
be derived by the general public through compliamitk the requirements of this chapter.

Page 6 of 7



Staff contends that denying the construction of thecarport structure will not deprive the
applicant of the reasonable use of the land. Vehie$ can continue to park in the semi-circular
driveway or in the attached two-car garage withoutapproval of the variance request.
Additionally, staff believes that reducing the minmum side building setback to 1 foot is a major
departure from establishing building setback standeds in the City of Bryan and could have
negative effects on properties in the vicinity. Alother properties on the same block face as the
subject property appear to have observed minimum die building setbacks. None have
structures that extend to within 1 foot of the sideproperty line as proposed by the applicant. If
structures such as this carport were routinely allaved in the City of Bryan, such encroachments
could lead to overcrowding of land with buildings h Bryan's neighborhoods and could
therefore lead to the gradual diminution in the valie of neighborhood properties.

RECOMMENDATION:

Based on all of the aforementioned consideratistasf recommenddenying this requested variance.
Granting this variance could result in disruptihg established orderly development pattern andhef t
Wheeler Ridge neighborhood. The City of Bryan dddgsetback requirements to preserve the aesthetics
of neighborhoods by preventing overcrowding andvalhg open space between residential structures to
allow for emergency personnel to access the reahefproperty. Without approval of this variance
request the applicant still has the alternativeéoopbf protecting their travel trailer from naturakather

by parking in the attached two-car garage on tbhpegnty.
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